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I.      INTRODUCTK 


Under  Massachusetts  Urban  Renev/al   Legislation   (General   Laws  Chapter  121B), 
the  state  Department  of  Cormunity  Affairs  is  required  to  make  the  follov'/ing 
findings  in  approving  an  urban  renewal  plan: 

(a)  the  project  area  would  not  by  private  enterprise  alone  and  without 
either  government  subsidy  or  the  exercise  of  governmental   powers 
be  made  available  for  urban  renewal; 

(b)  the  proposed  land  uses  and  building  requirements  in  the  project 
area  will   afford  maximum  opportunity  to  privately  financed  urban 
renewal   consistent  with  the  sound  needs  of  the  locality  as  a 
whole; 

(c)  the  financial  plan  is  sound; 

(d)  the  project  area  is  a  decadent^  substandard  or  blighted  open  area; 

(e)  the  urban  renewal   plan  is  sufficiently  complete;  and 

(f)  the  relocation  plan  has  been  approved  under  chapter  seventy-nine  A. 

In  disapproving  the  plan  last  Jime,  the  Department  found  that  the  original 
submission  showed  that  the  project  area  would  not  by  private  enterprise  alone 
and  without  either  government  subsidy  or  the  exercise  of  governmental   powers 
be  made  available  for  uvban  renewal   and  that  the  proposed  land  use  and 
building  requirements  in  the  project  area  will   afford  maximum  opportunity 
to  privately  financed  urban  renewal.     The  Department  did  not  make  the  other 
required  findings  because,  among  other  stated  reasons,  of  a  lack  of  sufficient 
documentation  or  objection  to  specific  points  in  a  supporting  document  such 
as  the  Letter  of  Intent. 

However,  the  Department  concluded: 

"I  wish  to  emphasize  as  strongly  as  possible,  however,  that  the 
Department  is  entirely  sympathetic  with  the  purposes  of  such  a 
project.     The  social   and  financial   benefits  that  could  derive  to 
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the  City  and  its  citizens  from  such  an  effort  are  enormous.     The 
disapproval  of  this  proposal  is  obviously  not  an  end  to  the  con- 
sideration of  further  proposals  at  as  early  a  date  as  they 
can  be  prepared  by  the  Authority  and  the  City  of  Boston.     The 
Department  offers  its  full   support  and  assistance  in  your 
efforts  to  develop  a  plan  that  is  fiscally  sound,  socially 
desirable,  in  accord  vn'th  statutory  requirements,  and  a 
benefit  and  credit  to  Boston  and  its  citizens." 

Chapter  121B  states  that:     "A  plan  which  has  not  been  approved  by  the 
Department  when  submitted  may  be  again  submitted  to  it  with  such  modifica- 
tions, supporting  data  or  arguments  as  are  necessary  to  rneet  its  objections." 

With  the  legal   provision  for  re-submission  and  the  Department's  expression 
of  sympathy  for  the  purposes  of  the  project  and  its  offer  of  support  and 
assistance,  the  Authority  began  to  work  towards  a  re-submission.     From  June 
until   Noverriber,  the  Authority  and  the  Department  cooperated  to  enable  the 
Authority  to  put  together  supporting  data  that  would  meet  the  Department's 
criteria  for  making  the  required  statutory  requirements. 

On  November  28,   1972,  the  Authority  formally  re-submitted  the  Park  Plaza 
Urban  Renewal   Plan  with  Supporting  Documentation  and  requested  approval. 
The  request  is  now  pending  and  will   be  acted  upon  following  a  Public  Hearing 
on  January  16,   1973.     Following  is  a  summary  of  the  Authority's  re-submission: 

1 1 .  ORIGINAL  SUBMISSION  MATERIAL 

The  Urban  Renewal   Plan  has  not  been  changed.     This  is  the  most  important 
and  the  governing  document  in  an  urban  renewal   project.     It  contains,  among 
other  things: 

Project  boundary  description 

Objectives  of  the  Plan 
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Proposed  renewal   actions:     what  types  of  renewal   actions,  whether 
clearance  and  redevelopment,   rehabilitation,  public  iniproveirents 
(Park  Plaza  is   a  clearance  and  redevelopment  project  with  public 
improvements) 

Identification  of  property  to  be  acquired  (this  section  requires 
the  Authority  to  seek  approval   of  the  City  and  the  Department  of 
Conmunity  Affairs  of  a  detailed  financing  and  relocation  plan  prior 
to  any  action  in  Parcels   D  and  E) 

Land  use  and  building  controls:     this  section  contains  general 
requirements  for  the  entire  project  in  such  areas  as  off-street 
loading,  sign  control,   utilities,  etc.     It  also  sets  forth  specific 
controls  for  each  parcel   for  permitted  uses,  heights,  vehicular 
access,  etc.     (in  Park  Plaza,  specific  height  maximums  are  given 
for  all   parcels  fronting  on  the  Public  Garden  and  Boston  Common) 
Obligations  of  the  redeveloper  (this  section  requires  the  redevelcper 
to  devote  1%  of  construction  cost  to  beautify  the  Common  and  Garden 
and  to  works  of  art) 
Zoning  changes  proposed. 

The  rest  of  the  original   submission  is  either  supporting  documentation, 
such  as  the  method  of  financing  the  project,   including  a  separate  binder 
detailing  the  cost  and  extent  of  public  improvements,  or  necessary  legal 
documentation  such   as  Authority  and  city  resolutions,   including  the  Cooperation 
Agreement  between  the  Authority  and  the  City,  which  details  the  terms  under 
which  the  City  agrees   to  participate  financially  in  the  project.     This 
material   has  not  been  changed  with  one  exception:     the  section  in  the  sup- 
porting documentation  on  justification  for  clearance  has  been  expanded  and 
inserted  in  a  new  supporting  document,  Buildina  Conditions  Report. 

The  same  set  of  maps   is   included  in  the  re-submission. 
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III.  NEW  SUPPORTING  DOCUMENTATION  PREPARED  FOR  THE  RE-SUBMISSION 

New  supporting  documentation  was  prepared  in  response  to  the  Department's 
conments  in  its   letter  of  rejection  of  June  9,   1972,  and  as  a  result  of 
numerous  neetings  between  the  two  staffs.     The  new  supporting  data  submitted 
is  sufficient,  in  the  Authority's  opinion,  to  meet  the  Department's  objections. 
A.     Building  Conditions   Report 

In  not  being  able  to  find  that  the  project  area  is  decadent,  sub- 
standard or  an  open  blighted  area,  the  Department  stated  that  the 
original   documentation  was   inadequate  and  they  questioned  the  methodology 
used  in  making  surveys,   the  validity  of  the  results  as  submitted  and 
whether  the  project  area  qualified  as  a  clearance  and  redeveloprrent  area. 

Difficulty  in  this  area  was  caused  to  a  great  extent  by  confusion 
in  that  the  Authority  did  not  think  that  federal  guidelines  had  to  be 
met  and  state  regulations  for  state-aided  projects  were  not  available 
until   after  the  Authority  had  nut  together  its  nackage. 

Although  the  project  is  not  state-aided,  the  Authority  agreed  to 
submit  its  survey  results   in  accordance  with  the  state  requirements   (based 
on  federal    guidelines).     They  state  that  in  order  to  acquire  and  demolish 
property,  at  least  20%  of  the  buildings  in  all   parts  of  a  project  area 
must  be  substandard  to  a  degree  warranting  clearance  and  an  additional 
number  to  bring  the  total   over  50%  must  contain  blighting  influences. 
The  results  of  various  surveys   conducted  in  1964,   1970,  and  1972  shows 
that  each  parcel    in  the  project  area,  by  itself  or  in  any  combination, 
qualifies   for  clearance  and  redevelopment. 

In  order  to  have  more  adequate  information  at  the  Department's  disposal, 
the  Authority  expanded  the  original    "justification  for  clearance"  supporting 
section  into  a  separate  document,  Building  Conditions  Report.     This  report 
contains   the  foil  owing: 


-4- 


1.  Introduction  which  explains  the  methodology  in  carrying  out  the 
various  surveys,   tabulates  the  results  of  the  surveys,  and  contains 
the  guidelines  for  the  surveys. 

2.  A  cover  sheet  or  summary  of  conditions  for  each  parcel   reported 
on  in  Project  Area.     This  suimiary  identifies  the  building,  states 
the  overall   building  classification(s) ,  notes  whether  the 
building's   structural   condition  was  surveyed  and/or  certified 

in   1964,   1970  and/or  1972,  shows  whether  the  building  warrants 
clearance  to  remove  listed  blighting  influences,  states   reasons 
for  including  the  building  in  a  "blighting  influence"  catagory, 
and  is  signed  by  the  project  engineer  and  project  architect. 

3.  A  building  conditions  survey  form  for  each  building  surveyed 
and/or  certified  in  1964,   1970  and/or  1972.     The  forms  were 
filled  out  in  accordance  with  the  1970  "Guidelines  for  Reporting 
Building  Condition  Data  in  the  Park  Plaza  Project,  Boston, 
Massachusetts,"  which  is  attached.     The  same  guidelines  were 
used  in  the  1964  survey  and  1972  certification.     Each  form  is 
signed  by  the  person  or  persons  who  conducted  the  survey  or 
certification.     Each   form  contains   the  structural   classification 
of  standard,   deficient,  or  substandard  given  to  the  building, 
based  upon  the  information  on  the  form.     The  final   classification 
was  determined  in  each  case  by  the  responsible  staff  members  of 
the  Boston  Redevelopment  Authority. 

4.  A  Building  Conditions  map  which  contains  the  classification  for 
each  building  and  tabulates  the  classification  by  block.     This 
map  provides  a  convenient  summary  and  tabulation  of  the  material 
in  the  report. 

It  should  be  noted  that  pursuant  to  discussions  with  the  Depai-^tment, 
seven  buildings  were   re-examined  in  1972.     The  actual   field  surveys  were 
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made  by  Charles  T,  Main,   Inc. 

B.     Environmental    Impact  Statement 

This  report  was  prepared  by  the  Authority  staff  in  partial   response 
to  the  Department  not  being  able  to  find  the  project  meeting  the  sound 
needs  of  the  locality  as  a  whole.     However,  the  Department  agreed  in 
discussions  with  the  Authority  that  certain  elements  of  an  impact  state- 
ment would  be  more  advantangeously  carried  out  in  the  design  review  process 
The  report  states  that  the  following  safeguards  will  be  taken: 

1.  The  Developers  shall  engage  a  wind  consultant  to  submit  all 
reports  as  wind  studies  progress.     (Mount  Auburn  Research 
Associates  has  been  engaged.) 

2.  The  Design  Review  process  will   focus  particularly  on  design 
aspects   that  will   affect  the  environment  of  not  only  the  project 
area  but  cf  the  surrounding  enviroris:     impact  of  shadows,  traffic, 
both  vehicular  and  pedestrian,  connections  through  the  project 
area,  the  interrelation  of  the  design  to'its  neighbors  and 
provision  for  all-weather  enclosed  walkways  and  public  spaces. 

3.  BRA  will    retain  an  independent  environrrental   consultant;   to  this 
end,  the  Authority  has  begun  interviewing  consultants. 

Prior  to,  and  in  addition  to,  the  usual   design  submission  and  review 
process  a  Building  Mass,  Use  and  Location  Study  will   be  carried  out.     Pro- 
vision for  this  study  has  been  added  to  the  Letter  of  Intent.     In  this 
study  period,  the  Authority  will   retain  an  independent  consultant  to 
analyze  the  environm^sntal    impact  and  to  make  recommendations  to  minimize 
any  possible  adverse  environmental   effects. 

The  impact  statement  covers   three  areas: 

1.     The  Physical   Environment.     In  this  section  are  outlined  the 
existing  decadent  conditions  and  environmental   deficiencies  and 
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the  negative  effect  of  these  conditions  and  deficiencies  on 
surrounding  areas.     It  also  considers  the  existing  buildinqs 
from  an  architectural   or  historical   view  and  concludes:     "Because 
of  the  wide  spacing  of  the  good  buildings   in  the  area,  their 
retention  is  not  practical.     None  of  the  buildings   in  the  area 
can  stand  alone  as  an  architectural   monument."     Outlined  are 
the  design  objectives,   the  planning  concepts,  and  the  design 
concept  of  the  project.     The  main  emphasis  is  on  the  ecological 
considerations  and  the  effects  on  the  Common  and  Garden;  these 
will   be  covered  by  independent  consultants. 

2.  The  Social    Impact.     This  section  covers  the  relocation  impact 
and  treats  special    relocation  problems  such  as  the  transfer  of 
liquor  licenses  and  the  Seamen's   Friend  Society.      It  also  considers 
the  social    revi talization  that  will   come  from  the  project  and 
conclndes:     "  —  Park  Plaza  will   have  the  immediate  effect  of  rem.oving 
the  blighting  influences  of  the  Park  Square  area.     The  project  will 
bring  in  services,  shopping  facilities,  and  entertainment  of  high 
quality.     The  housing  to  be  built  in  Park  Plaza  is  not  only  con- 
sistent with  the  needs  of  downtown  Boston,   it  is  also  consistent 
with  the  character  of  the  adjacent  comimuni ties." 

3.  Economic  Impact.      In  this  section,  the  direct  economic  benefits 
of  the  project  are  outlined.     There  then  follows   an  exposition 

of  what  is  referred  to  as  Boston's   "Emerging  Development  Strategy." 
The  report  concludes   that:     "--In  essence,  Park  Plaza  is  a  key 
test  to  demonstrate  the  viability  of  Boston's  strategy,  planning 
and  development  effort  for  the  City  Core  Area,  and  the  feasibility 
of  new  approaches   to  downtown  urban  redevelopment." 
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It  is  difficult  to  summarize  the  impact  statement  because,  even  though 
an  incomplete  statement  at  this  point,   so  many  aspects  of  the  project's 
impact  are  covered.      It  is   recommended  that  any  concerned  person  read  the 
statement,  in  particular,  the  economic  impact  section. 

C.     Financing  Support  Material 

The  Department  did  not  feel   that  sufficient  supporting  documentation 
had  been  submitted  for  it  to  make  a  finding  that  the  financial   plan  is 
sound.     Pursuant  to  discussions,  the  following  supporting  material  was 
prepared: 

1.  Financial    data  for  Stage   I,  Redevelopment  Parcels  A,  B,  and  C. 
This   data  is  presented  in  a  manner  that  is  employed  by  the 
Department  in  evaluating  urban  renewal  project  financial   plans. 
It  gives   a  bi-^akdown,  a  basis  for  and  the  source  of  estimated 
project  rnsts.      Included  is  a  statement  from  William  F.  F'lorrissey, 
Real    Estate  Appraiser,  outlining  his  procedure  in  making  acqui- 
sition estimates.     It  should  be  noted  that  two  properties  in  Stage 
I  have  been  sold  in  the  past  year  very  close  to  and  within  Mr. 
Morrissey's  estimates. 

2.  Financial    data  for  Stage   II,  Redevelopment  Parcels  D  and  E. 

This  outlines  the  Authority's   strategy  or  plan  for  the  redevelop- 
ment of  Stage   II  and  includes   land  assembly  estimates  and  the 
form  that  the  Authority  contemplates  redevelopment  could  take. 
Again,   it  should  be  noted  that  Mr.   Morrissey  recently  reviewed 
property  sales   in  the  area  and  found  that  6  properties  had  been 
sold  since  his   appraisals  of  1967  for  approximately  $2.35  million 
which  compares  favorably  to  his  estimate  of  $2,5  million. 

3.  Redeveloper's  Statement  for  Public  Disclosure. 

4.  Statement  on  qualifications  and  financial   ability  of  Boston  Urban 

Associates . 
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5.  Opinions   on  bonding  from  Bingham,  Dana  and  Gould,  and  Goulston  & 
Storrs. 

These  preliminary  opinions  treat  whether  the  Authority  may  lawfully 
issue  bonds   and  whether  some  of  the  bonds  can  enjoy  tax  exempt 
status.     Only  bonds   used  for  housing  and  ancillary  uses  would  be 
tax  exempt.     The  Internal   Revenue  Service  would  not  express  an 
opinion  at  this  time  as  they  would  consider  the  request  to  be 
premature. 

6.  Letter  of  Interest  from  Western   International   Hotels. 

This  is  an  updated  letter,  dated  November  17,   1972,  reaffirming 
Western   International's   interest  in  Park  Plaza. 

7.  Updated  letters  of  interest  from  financial   institutions. 
These  updated  letters   reaffirm  major  financial   institutions' 
interest  in  participating  in  the  financing  of  the  project.     It 
should  be  noted  that  these  letters  are  the  usual   form  of  serious 
lending  interest  at  this  point  in  time  and  carry  considerable 
weight  in  the  financial   community. 

8.  Market  Reports   -  Luxury  Housing  Opportunities,   Retail  Opportunities, 
Proposed  Park  Plaza  Hotel. 

These  reports,   the  housing  and  retail   by  Gladstone  Associates  and 
the  hotel   by  Helmsley-Spear,   Inc.,  treat  in  some  detail   the  favorable 
marketing  prospects  for  the  uses  proposed  on  Parcels  A,  B,  and  C. 

9.  Boston  Urban  Associates'   Letter  of  Intent  for  Redevelopment  Parcels 
A,  B,  and  C. 

Outlined  separately. 
10.     Boston  Urban  Associates'   letter  with  respect  to  the  remaining  areas. 
Boston  Urban   agrees   to  submit  a  Redeveloper's  Plan  for  the  develop- 
ment of  Parcel   D  of  the  project  to  the  Authority  within  three  years 
of  the  approval   of  the  Urban  Renewal   Plan. 


If  on  the  basis  of  this  submission,  Boston  Urban  is  designated 
Developer  of  Parcel   D,   it  will   agree  that  at  the  time  construction 
begins  on  the  final   portion  of  Parcel   C,   its  security  desposit  will 
be  increased  to  $2,000,000,  such  deposit  to  remain  in  effect  until 
the  development  of  Parcel   D  is  complete. 

In  addition,  Boston  Urban  v;ill   offer  its  professional   services  to 
any  non-profit  sponsor  representing  the  Chinese  community  or  other 
citizens'   groups  selected  by  the  Authority  as  the  Redeveloper  of 
Parcel   Ej  should  such  services  be  desired. 

D.  Letter  of  Intent 

The  Letter  of  Intent  changes  were  for  two  reasons:     either  to  reflect 
changed  conditions  because  of  the  passage  of  time  or  to  respond  to  objections 
and  suggestions  of  the  Department.     Major  changes  are: 
'   |\  (i        i^.     Starting  periods  will   begin  upon  state  approval. 
j(F^^"  2.     In  addition  to  and  prior  to  the  usual   design   review  process  a 

Building  Mass,  Use  and  Location  Study  will   be  carried  out.     In 
this  period,   the  Authority  will   employ  an  independent  environmental 
consultant. 

3.  Reference  to  the  development  being  contingent  upon  a  satisfactory 
tax  arrangement  is  deleted. 

4.  Agreement  of  Boston  Urban  to  submit  a  proposal   for  Parcel   D  and 

to  offer  its  services  to  a  non-profit  or  citizens'   group  on  Parcel 
E  is  added. 

5.  Appraisal    data  will   be  furnished  to  the  State,  if  requested. 

6.  The  Land  Disposition  Agreement  and  specifics  of  Boston's  Urban 's 
financing  for  Parcel   C  shall   be  submitted  to  and  subject  to  the 
approval   of  the  State. 
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7.  The  Authority,   in  its  own  discretion,  shall   determine  whether 
there  is  a  bona  fide  hardship  in  the  case  of  any  resident  or 
business  to  be  taken  within  the  project  and  the  Authority,  after 
notice  thereof  to  the  developer,  shall   arrange  for  the  early 
acquisition  of  the  property. 

8.  Clarification  is  made  that  the  Authority  will   consult  with  Urban 
on  the  selection  of  appraisers  simoly  to  insure  Urban  that 
competent  appraisers  will   be  selected. 

9.  The  provision  that  relocation  shall  be  carried  out  under  Chapter 
79A5  the  relocation  statute,  is  added. 

10.  The  deposit  is  increased  at  the  various  deposit  stages  by  $500,000-- 
at  each  stage  to  provide  sufficient  hardship  acquisition  and  re- 
location funds  and  the  entire  amount  of  the  deposit  is  available 

at  each  stage  for  hardship  purposes.     The  deposit  will   be  increased 
to  $2  million  if  Urban  is  designated  as  developer  of  Parc^^l   C. 

11.  The  1%  art  provision  is  added  and  Boston  Urban  agrees  to  spend 
out  of  the  amount  $250,000--in  the  Comnon  and  Garden. 

E.     Relocation  Plan 

Except  as  reflected  in  changes  in  the  Letter  of  Intent  and  other 
supporting  data  such  as  the  statement  of  the  Authority  on  D  and  E,  the 
additional   supporting  material  with  the  Relocation  Plan  is  primarily 
clarifying  and  statistical   additional   information  as  requested  by  the 
Department. 
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